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Agenda Item          

 
CAMBRIDGE CITY COUNCIL 
 
 
REPORT OF: Head of Planning 
TO: Planning Committee 
WARDS:Trumpington/Petersfield 
 
Cambridge Station Redevelopment (CB1) – Request for Variation of Section 106 
Agreement 
 
 
1 INTRODUCTION 
 
1.1 In October 2008 the planning application for the redevelopment proposals at 

Cambridge Station was considered by a Special Meeting of the Planning 
Committee.  The Committee resolved to approve the application subject to 
amongst other things the completion of the Section 106 Agreement and in April 
2010 outline planning permission was granted upon completion of the s106 
Agreement. 

 
1.2 The first two phases of the CB1 development have already been brought forward 

as reserved matters submissions and work is underway on student units and 
office accommodation.  The application for reserved matters for the Blue Phase 
was approved at Committee in September and work is due to commence on site 
in January 2012.  An application for 50/60 Station Road (formerly Block I2) was 
submitted at the beginning of this month.  It is anticipated that proposals will be 
brought forward for Phase 1b of the student accommodation by the end of the 
year.  I attach a copy of the approved phasing plan for reference. 

 
1.3 In order to bring forward a further phase of development, the second residential 

phase, the applicants, Brookgate, require changes to be made to the s106 
Agreement.  This report deals with the variations to the s106 Agreement that 
have been requested and the justification that has been brought forward in 
support of these changes. 

 
2. RECOMMENDATIONS 
 
2.1 That the Planning Committee delegate powers to officers to vary the Section 106 

Agreement by means of a deed of variation to: 
 

Allow an interim area of open space to be brought forward in lieu of provision of 
the Station Road Open Space (the Interim Station Road Open Space); 

 
 To remove the link between the commencement of development of Block F1 and 

the Cycle Park; 
 

To address the omission of Network Rail land from the Interim Station Road 
Open Space. 

 
3. BACKGROUND 
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 Introduction 
 
3.1 Brookgate are in the process of completing a contract with Skanska to bring 

forward the development of Blocks C1, C2, D1 and F1 of the approved CB1 
masterplan.  These four blocks form part of the pink phase along with Blocks B1, 
G1, G2 and F1.  The approved uses for blocks within the Pink Phase are as 
follows: 

 
  

BLOCK GROUND FLOOR USE FIRST FLOOR USE 
B1 Retail/Car and Cycle Parking Office/Car and Cycle Parking 
C1 Residential/Student 

accommodation/Community 
Residential/Student 
accommodation 

C2 Residential/Student 
accommodation 

Residential/Student 
accommodation 

D1 Residential Residential 
F1 Residential Residential 
F2 Residential Residential 
G1 Office Office 
G2 Residential/Student 

accommodation/Community 
Residential/Student 
accommodation/Community 

 
3.2 The s106 Agreement links the provision of infrastructure to the development of 

each phase of the development.  For the Pink Phase the following infrastructure 
and commuted payments are triggered. 

 
• Affordable Housing - Affordable Housing Scheme and an Affordable 

Housing Delivery Plan. 
 
• Formal/Informal/Play Space – Commuted sums for off site provision. 
 
• Provision and maintenance of the Northern Residential Park in advance of 

occupation of Blocks D1 and F1. 
 

• Provision and maintenance of the Station Road Open Space in advance 
of occupation of Blocks C1 and C2. 

 
• Public Art Delivery Plan 
 
• Community facilities provision - 50% of The Junction contribution  
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• Approval of Community Room Scheme and Management Plan prior to 
commencement and provision of community room prior to occupation 
(already approved as part of Blue Phase reserved matters) 

 
• Education - Commuted sums for off site provision. 
 
• SCATP and CGB contributions 

 
• Carter Bridge Works - Prior to or concurrently with reserved matters 

submission for Block B1 (MSCP) or earlier if planning permission 
submitted for more than 500 cycle parking facilities to submit details of the 
Carter Cycle Bridge Works.  Prior to commencement of Blocks F1, F2, G2 
or B1 to obtain approval and provide a bond and prior to occupation to 
provide the approved works. 

 
• Station Cycle Park - Prior to or concurrently with reserved matters 

submission for Pink Phase to submit detailed design and costings for the 
Cycle Park.  Prior to commencement of Blocks F1, F2, G2 or B1 to obtain 
approval and provide a bond and prior to occupation to provide the Cycle 
Park. 

 
• Northern Access Road - Prior to or concurrently with reserved matters 

submission for the Pink Phase or Green Phase to submit details of the 
Northern Access Road.  Prior to commencement of Pink or Green Phase 
to obtain approval and provide a bond and prior to occupation to provide 
the approved works. 

 
3.3 A variation to the s106 Agreement is sought in relation to the provision of the 

Station Road Open Space and the Cycle Park only, all other aspects of the s106 
would remain the same and the infrastructure and commuted payments would 
come forward as set out above.  Changes are also requested to the Agreement 
because some of the land involved in the provision of the Station Road Open 
Space is in the ownership of Network Rail. 

 
Justification for request for variation 

 
3.4 In bringing forward their request Brookgate have provided the following 

justification: 
 
 ‘In accommodating Skanska we need to future proof the critical development 

around the Square and redefine the multi-storey car park.  It is no longer feasible 
to build the multi storey car cycle/car park as designed and approved within the 
masterplan and fully understood by all key stakeholders.  An alternative 
approach providing all of the 3000 cycle spaces is currently being designed and 
we are having productive discussions to secure public funding contributions to 
help make this happen. 

 
 As the new purpose built cycle park facility will not provide facilities for motor 

cars, this displaces the car parking spaces that were within it.  As you are aware, 
parking numbers around the Station are important to Network Rail and the Train 
Operating Company income, therefore, we need to find a plan that maintains the 
balance of these existing car parking numbers. 
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 Brookgate will need to use the land within the Station Road Open Space for a 
period to accommodate the displaced parking spaces and the draft s106 (Deed 
of Variation and Planning Obligation) includes a plan showing this new open 
space. 

 
 Skanska are happy to proceed on the basis of the new arrangements but need 

comfort from you prior to actually acquiring the site that the variation to the 
agreement is deliverable; that is why the deed of variation is being sought in 
advance of any detailed reserved matters submission.’ 

 
 Station Road Open Space 
 
3.5 The approved Station Road Open Space is sited to the rear of Blocks C1, C2, 

A1, A2 and E1 of the Masterplan and the Red House site.  It is rectangular in 
shape and extends to 1527 m2.  Under the terms Schedule 5 of the s106 
Agreement the detailed proposals for this open space are to be submitted to and 
approved by the City Council prior to commencement of the Pink Phase.  This 
will be in the form of an application for reserved matters. 

 
3.6 Part of the site of the Station Road Open Space is owned by Network Rail and is 

currently used for car parking for station users.  This extends to 512 m2.  
Brookgate is seeking flexibility to allow this land to continue to be used for car 
parking while proposals for the cycle parking facility and surface level car park 
are brought forward in lieu of the multi-storey car park.  However without a 
variation to the s106 Agreement this would present an obstacle for the next 
residential phase being brought forward.  This is because the provision of onsite 
informal open space in the form of the Station Road Open Space is required to 
meet the needs of new residents. 

 
3.7 Brookgate have sought to address the lack of provision of on site open space for 

new residents in the short term by providing an interim solution, the Interim 
Station Road Open Space.  This would take the form of an L-shaped piece of 
land in the same location as the approved open space and a new area of open 
space to the west separated by an access road.  This additional space would be 
560 m2 in extent i.e. larger than the space, which is lost from the approved 
Station Road Open Space (512 m2). 

 
3.8 The variation to the s106 would allow the Interim Station Road Open Space to be 

brought forward instead of the approved Station Road Open Space.  A new 
paragraph would be inserted to replace existing paragraphs relating to the 
approved space.  This would secure the provision and maintenance of the 
Interim Station Road Open Space in advance of occupation of Blocks C1 and 
C2.  Full details of the layout of the Interim Station Road Open Space would 
come forward as a reserved matters submission.  All of the land required for the 
provision of the Interim Station Road Open Space is in Brookgate’s control 
therefore it would not be necessary to secure control of any Network Rail land.  
For this reason reference to the need to secure a lease from Network Rail and a 
further s106 obligation is not necessary. 

 
3.9 The Station Road Open Space would be brought forward in its final form when 

Block A2 is developed because at that stage the land which forms the new part 
of the Interim Station Road Open Space and that which is retained for car 
parking would be developed.  Brookgate are willing to offer up the development 
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of Block A2 to as a new trigger for the provision of the Station Road Open 
Space.  This is considered to be an acceptable way forward that offers the local 
planning authority the same degree of certainty/control that it has previously 
negotiated. 

 
 Cycle Park 
 
3.10 The approved masterplan includes the provision of a 3000 space cycle park for 

Station users.  This is located within the multi storey car/cycle park which is 
Block B1 of the Masterplan.  Block B1 and the Blocks brought forward by 
Skanska are within the Pink Phase.  Under the terms of Schedule 13 of the s106 
Agreement the developer is required as follows: 

 
 Prior to the commencement of any development in the Pink Phase: 
  

• To submit the detailed design and a Management Plan for the Cycle Park 
 

Prior to commencement of Blocks F1, F2, G2 or B1: 
 

• To obtain written approval of the City and County Council, Network Rail 
and the relevant station facility operator for the detailed design of the 
Cycle Park and estimated costs. 

 
• To obtain written approval of the City and County Council, Network Rail 
and the relevant station facility operator for the Management Plan. 

 
• To demonstrate that the Station Change consents required for the Cycle 
Park have been obtained. 

 
• To provide evidence that all necessary funds have been provided to 
Network Rail to enable them to carry out the Cycle Park works 

 
Prior to occupation of Block F1, F2, G2 or B1: 

 
• To open the Cycle Park 

 
• To implement the Management Plan. 

 
• To provide evidence that legally binding arrangements are in place to 
ensure the future management and maintenance of the Cycle Park. 

 
3.11 The variation to the s106 would remove reference to Block F1 from the 

obligations set out above.  This would mean that there would be no obligation to 
agree the Cycle Park and its management arrangements before commencement 
of Block F1 or provide the Cycle Park before occupation of this block.  This 
flexibility is necessary because the revised proposals for the Cycle Park are not 
advanced and the absence of these plans presents an obstacle in bringing 
forward the next residential phase. 

 
3.12 The links between the development of Blocks F2, G2 and B1 and the provision of 

the Cycle Park would remain as set out above.  A new trigger would be 
introduced in the form of the commencement of development of Block A2.  The 
detailed design and a Management Plan for the Cycle Park would continue to be 
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required to be submitted prior to commencement of the Pink Phase of which the 
Skanska scheme forms part. 

 
 Network Rail Land 
 
3.13 Network Rail has substantial land holdings in the Station Area and there is a 

separate section in the s106 Agreement that deals with the obligations that affect 
this land (Schedule 14).  The variations set out above have implications for this 
part of the Agreement.  The variation replaces the words Station Road Open 
Space with Interim Station Road Open Space and removes reference to Block 
F1 as a trigger for the provision of the Cycle Park.  The other obligations upon 
Network Rail need to remain. 

 
 Assessment of variations to the s106 Agreement 
 
3.14 Justification for the variations to the s106 Agreement has been provided by 

Brookgate and is set out in paragraph 3.4 above.  It is common for the phasing of 
development and delivery of infrastructure to be reviewed as Masterplans are 
brought forward because they involve complex development and the availability 
of sites is not always straightforward.  To date the CB1 Masterplan has been 
brought forward without the need to deviate from the obligations in the s106 
Agreement. 

 
3.15 The delivery of open space and the Cycle Park for station users are key pieces 

of infrastructure that need to be delivered as part of the wider development.  The 
Multi Story Car and Cycle Park is in the early stages of development and the 
work that has been carried out to date has revealed that it is not possible to bring 
forward car parking as part of the this building.  This has a fundamental affect on 
this part of the Masterplan area.  The Cycle Park proposal is being developed 
and will deliver the requirements of the masterplan and the section 106 
Agreement but at this stage the design is not sufficiently well advanced to allow 
existing car parking provision to be re-organised. 

 
3.16 This set of circumstances will lead to a delay in the commencement of the Pink 

Phase unless the s106 obligations are changed.  However in allowing variations 
to be made to the Agreement we must ensure that the Station Road Open Space 
as approved and the Cycle Park is delivered. 

 
3.17 I am confident that the Interim Station Road Open Space is a suitable temporary 

alternative to the Station Road Open Space as approved under the Outline 
Planning Permission.  Reserved matters approval is required for this area of 
open space in any event.  The area of land to be provided is slightly larger than 
the approved space and the triggers within the Agreement as varied will ensure 
that it is delivered prior to occupation of Blocks C1 and C2. 

 
3.18 In the longer term the Station Road Open Space as approved would be brought 

forward when Block A2 is developed.  This can be secured via a variation to the 
Agreement which will require the provision of the Station Road Open Space in 
advance of commencement of Block A2 .  This will ensure that the Masterplan 
proposals are delivered and new residents continue to have appropriate informal 
open space provision. 
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3.19 With regard to the Cycle Park proposals, I am confident on the basis of pre-
application discussions that this will be brought forward in the near future.  The 
s106 Agreement will continue to require the detailed design and management 
arrangements for the Cycle Park to be submitted before the Skanska scheme is 
commenced.  The variation would remove the link between the development of 
Block F1 and the approval and provision of the Cycle Park.  However the 
requirement to provide the Cycle Park in advance of the commencement of 
works on Block A2 provides an appropriate alternative trigger and an incentive 
for the developer to bring this essential infrastructure forward quickly. 

 
3.20 There are to be no other variations to the s106 in relation to the Skanska 

development, therefore other key pieces of infrastructure in the form of the 
Northern Access Road and the works to the Carter Bridge will be delivered as 
part of the development.  These works are essential to ‘unlock’ further phases of 
the CB1 development, in particular the provision of the Cycle Park and the 
Station Square. 

 
4 CONCLUSIONS 
 
4.1 In my view the variations to the s106 Agreement are acceptable for the reasons I 

have set out above. 
 
 IMPLICATIONS 
 
(a) Financial Implications 
 
 None 
 
(b) Staffing Implications   (if not covered in Consultations Section) 
 
 None. 
 
(c) Equal Opportunities Implications 
 
 None. 
 
(d) Environmental Implications 
 

The variation of the s106 Agreement will enable further residential development 
to be carried out including the delivery of affordable housing.  It will also lead to 
the provision of the Northern Access Road and works to the Carter Bridge which 
are critical parts of the CB1 Masterplan. 

 
(e) Community Safety 
 
 None 
 
BACKGROUND PAPERS: The following are the background papers that were used in 
the preparation of this report: 

Report to Planning Committee – October 2008. 
 
To inspect these documents contact Sarah Dyer on extension 7153.  
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The author and contact officer for queries on the report is Sarah Dyer on extension 
7153. 
 
Report file:  
 
Date originated:  08 November 2011 
Date of last revision: 08 November 2011 
 
 
 
 


